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NOTICE OF INTENT  

 

DATE:  November 22, 2021 

 

TO:   Public Agencies, Organizations and Interested Parties 

 

FROM:  Leslie Mendez, Planning Manager  

 
SUBJECT: NOTICE OF PREPARATION  TO PREPARE AN ENVIRONMENTAL IMPACT 

REPORT FOR THE ALDERSLY RETIREMENT COMMUNITY PROJECT  

 

 
Pursuant to the State of California Public Resources Code and the ñGuidelines for Implementation of the 

California Environmental Quality Act of 1970ò as amended to date, this is to advise you that the Department of 

Community Development of the City of San Rafael has prepared an Initial Study on the following project: 

 

Project Name:  

Aldersly Retirement Community Amendment to Approved Development Plan. 

  

Location:  

326 and 308 Mission Avenue, San Rafael, Marin County, California,  

Assessorôs Parcel Nos.: 014-054-31 and -32 

  

Property Description: 

The Aldersly Retirement Community occupies 2.88 acres on the north side of Mission Avenue and 

extending to Belle Avenue to the north. The property slopes uphill from Mission Avenue frontage (13-16 

ft. elevation) to Belle Avenue (40-60 ft. elevation).  

 

Project Description:   

The project proposes an amendment to its approved Planned Development (PD) Development Plan that 

would include demolition and renovation of existing buildings, and construction of new buildings on the 

Aldersly Campus. As noted in the proposed PD Zoning and Development Standards, the overall goal of 

the master plan is ñto keep Aldersly a boutique residential community for older people looking for a home 

with hygge - Danish for the experience of coziness and comfortable conviviality that engenders feelings 

of contentment and well-beingò. 

 

At buildout of the Development Plan in approximate ten years (2031), the project would result in a new 

four-level Independent Living (IL) building along Mission Avenue, a new Independent Living building 

on the western portion of the site, a new service building along Belle Avenue, three 

renovated/reconfigured buildings, and new outdoor spaces including a memory care garden, activity lawn, 

and rose terrace.  The project, which includes demolition of six existing buildings, construction of three 
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new buildings, and additions/renovations to four existing buildings, would result in fourteen (14) 

additional independent living units, an increase from 55 units to 69 units. The number of Assisted 

Living/Memory Care beds (35 beds) and Skilled Nursing beds (20 beds) would remain unchanged. The 

number of on-site parking spaces would increase from 48 to 56 spaces at buildout of the Aldersly 

Development Plan.   

 

Probable Environmental Effects: 

 

An Historic Resources Evaluation prepared by Page & Turnbull determined that the Aldersly Retirement 

Community property is eligible for listing as a historic district in the California Register of Historical 

Resources (California Register). The eligibility is based in part on the campusôs age-eligible buildings (45 

years or older) constructed in the 1961-1968 time period, which appear to be early exemplary works of 

Rex Whitaker Allen, one of the regionôs most prolific and innovative mid-twentieth century healthcare 

institutional architects.  The Minor Building, constructed in 1945, would also be considered a contributor, 

as it is the oldest building remaining on the campus, and its brick cladding likely influenced the materiality 

of Allenôs buildings.  In addition, while the contributing buildings are the primary components of the 

historic district, it is the historic relationship of the campusôs buildings with the landscape and site 

topography, and the resulting cohesive nature of the entire property, which forms the basis of the 

propertyôs eligibility for significance as a historic district. 

 

The proposed project would require the demolition of buildings that are considered contributors to the 

eligible historic district. This would result in a significant impact on a historic resource; therefore, an 

Environmental Impact Report (EIR) will be prepared.   

 

All other potentially significant impacts would be mitigated to a less-than-significant level through 

implementation of recommended mitigation measures or through compliance with existing Municipal 

Code requirements or City standards.  Recommended measures are summarized in the attached Initial 

Study.   

 

A thirty -day (30-day) comment period shall commence on Monday, November 22, 2021. Written 

comments must be sent to the City of San Rafael, Community Development Department, Planning 

Division, 1400 Fifth Avenue, San Rafael, CA 94901 by December 22, 2021.  The City will also hold a 

public scoping meeting before the City of San Rafael Planning Commission on Tuesday, December 14, 

2021, at 7:00 P.M.  COVID -19 ADVISORY NOTICE : Consistent with Executive Orders No.-25-20 

and No. N-29-20 from the Executive Department of the State of California and the Marin County March 

16, 2020 Shelter in Place Order, the San Rafael Planning Commission hearing on December 14, 2021 

WILL NOT be physically open to the public and the meeting will be streamed live to YouTube 

at www.youtube.com/cityofsanrafael.  Instructions on how to participate online will be available on the 

YouTube channel.  

 

Correspondence and comments can be delivered to Jayni Allsep, Contract Planner, email:  jayni@allsep-

planning.com phone: (415) 706-0443, 

 

 

 

 

 

http://www.youtube.com/cityofsanrafael
mailto:jayni@allsep-planning.com
mailto:jayni@allsep-planning.com
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ENVIRONMENTAL CHECKLIST  

 
1. Project Title Aldersly Planned Development/Master Plan Amendment 

 

 

  
2. Lead Agency Name & Address City of San Rafael 

Community Development Department 

Planning Division 

1400 Fifth Avenue  

San Rafael, California 94901 

  

3. Contact Person & Phone Number 

 

 

 

 

Jayni Allsep, Contract Planner  

email:  jayni@allsep-planning.com 

Phone: (415) 706-0443 

  
4. Project Location The site is located in the City of San Rafael, Marin County, 

California at 326 and 308 Mission Avenue 

Assessorôs Parcel Nos. 014-054-31 and -32 

(Refer to Exhibit A, ñVicinity Mapò). 

  
5. Project Sponsor's Name & Address 

 
Aldersly Retirement Community 

Peter Schakow 

peter @ Schakow.com 

  

 Peter Lin, Vice President ï Development 

Greenbriar Developement  

3232 McKinney, Ste 1160 

Dallas, TX 75204 

 

w 214.979.2715 

m 214.850.2220 

  
6. General Plan Designation High Density Residential 

  
7. Zoning Planned Development PD-1775  

  
8. Description of Project  

Setting and Background 

The Aldersly Retirement Community occupies 2.88 acres on the north side of Mission Avenue and 

extending to Belle Avenue to the north. The property slopes uphill from Mission Avenue frontage (13-16 

ft. elevation) to Belle Avenue (40-60 ft. elevation). The campus is developed with residential, 

administrative, and healthcare buildings connected by an extensive network of landscaped pedestrian 

paths and gardens and on-site parking.  

mailto:jayni@allsep-planning.com
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The campus is located within the Montecito/Happy Valley Neighborhood, one of San Rafaelôs oldest 

neighborhoods. The area surrounding the Aldersly campus contains a mix of residential, retail, and 

community services. The site has a General Plan Land Use designation as High Density Residential and 

is zoned PD - Planned Development (Ordinance No. 1775). The Aldersly campus is located just north of 

the Montecito Commercial Sub-Area of the Downtown Precise Plan Area.  

 

Founded in 1921 as a retirement community for Danish immigrants, Aldersly has been transformed 

numerous times over its 100 years to meet the changing needs of residents and new concepts of community 

care. None of the original buildings of the Aldersly campus remain, and the existing buildings on the 

campus represent a variety of styles reflecting the four periods of redevelopment in the 1940s, 1960s, 

1990s and early 2000s.  The most recent major development on the campus is the 30-unit assisted living 

facility and attached parking garage (Rosenborg), completed in 2004. 

 

Project Description 

The project proposes phased improvements over the next ten years that include demolition and renovation 

of existing buildings, and construction of new buildings on the Aldersly Campus. As noted in the proposed 

PD Zoning and Development Standards, the overall goal of the master plan is ñto keep Aldersly a boutique 

residential community for older people looking for a home with hygge - Danish for the experience of 

coziness and comfortable conviviality that engenders feelings of contentment and well-beingò. 

 

At buildout of the Development Plan in approximate ten years (2031), the project would result in a new 

four-level Independent Living (IL) building along Mission Avenue, a new Independent Living building 

on the western portion of the site, a new service building along Belle Avenue, three 

renovated/reconfigured buildings, and new outdoor spaces including a memory care garden, activity lawn, 

and rose terrace.  The project, which includes demolition of six existing buildings, construction of three 

new buildings, and additions/renovations to four existing buildings, would result in fourteen (14) 

additional independent living units, an increase from 55 units to 69 units. The number of Assisted 

Living/Memory Care beds (35 beds) and Skilled Nursing beds (20 beds) would remain unchanged. The 

number of on-site parking spaces would increase from 48 to 56 spaces at buildout of the Aldersly 

Development Plan.   

 

The proposed phasing of the Aldersly Development Plan is outlined below: 

 

PHASE 1 MISSION AVENUE INDEPENDENT LIV ING 

Phase 1A: New Mission Ave Independent Living (IL) Building: 

1. Demolition of Marselisborg (4,500 sq. ft.), Graasten (4,320 sq. ft.), Lieslund (1,800 sq. ft.) 

Independent Living buildings and the single-family residence at 308 Mission  Avenue 

2. Construction of new independent living apartments along Mission Avenue (net gain of 21 

residential units and 9 parking spaces) 

3. Redesign the parking spaces (6 net new spaces) located near the new east driveway (308 Mission 

property) 

4. Redesign of the site entry (1 net new parking space) 

5. Expansion of community space and improve central courtyard 

Phase 1B: Frederiksborg Independent Living (Remodel/Addition): 

1. Interior renovation of 15,000 sq. ft. Frendensborg (no discretionary review required; consistent 

with approved Development Plan) 
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2. Partial rebuild of 5,000 sq. ft. Frederiksborg with a 1,200 sq. ft. addition for a total of 7,200 sq. ft. 

(4 new parking spaces) 

 

Phase 1C: Fredensborg Terrace 

1. Improve outdoor space 

2. GRADING REQUIRED FOR PHASE 1: 4,953 Cubic Yards (cy) of export; Est. 502 Truck 

Trips  

 

PHASE 2A & 2B - KRONBORG RENOVATION  

1. Renovate existing 14,250 sq. ft. Kronborg (20 Skilled Nursing beds; no net increase)  

2. Renovate lower level to provide Wellness and additional amenities 

3. Demolish the 6,510 sq. ft. Minor Building currently used for Independent Living (loss of 8 

residential units) 

4. Add a new service connector with an elevator to support and improve site circulation 

5. Expand outdoor garden for Memory Care 

GRADING  REQUIRED FOR PHASE 2: 497 Net Cubic Yards (cy) of export; Est. 51 Truck Trips  

 

PHASE 3 - CHRISTIANSBORG RENOVATION  

1. Renovate and expand Christiansborg (5,500 SF) Independent Living units 

2. Improve outdoor spaces with landscaping; define a core active space for the residents 

GRADING  REQUIRED FOR PHASE 3: 0 Cubic Yards (cy) of export; 0 Truck Trips  

 

PHASE 4 - WEST CAMPUS INDEPENDENT LIVING ADDITION  

1. Replace Amalienborg (5,500 sq. ft.) and Sorgenfri (3,800 sq. ft.) with a new Independent Living 

building (+1 unit net) 

GRADING  REQUIRED FOR PHASE 2: 872 Net Cubic Yards (cy) of export; Est.  89 Truck Trips  

 

Project Applications & Project Details 

Project applications include the following: 

¶ A zoning amendment to amend the previously approved Ordinance No. 1775, including revised 

Aldersly PD Development Standards. (ZC20-001); 

¶ An amendment to a master use permit (UP20-022); and  

¶ An environmental and design review permit for Phases 1-4  (ED20-051) 

 

The Project proposes to connect to existing utilities located within the Mission and Belle Avenue public 

rights-of-way. In addition, the project design includes stormwater management, including three 

bioretention areas along Mission Avenue so that there would be no net increase in stormwater flow or 

volume from the site. Other features of the project are described below: 

 

Architecture and Materials. The architectural style and proposed exterior materials are intended to be 

compatible with the existing buildings that will remain on the Aldersly campus and buildings in the 

neighborhood. Exterior materials include a variety of colors and textures, including stucco (four different 

colors), modular brick to match existing buildings, and painted fiber cement siding (four different colors), 

a concrete tile roof, concrete reveals and metal balcony railing.  

 

Access, Circulation and Parking: Vehicle access to the site would be in approximately the same location 

as existing, but the location of driveways/curb cuts would be shifted slightly for both entry points along 
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Mission Avenue. The existing main entry along Mission Avenue (horseshoe-shaped driveway) would be 

reconfigured in approximately the same location, but with fewer parking spaces to improve accessibility.  

 

The existing eastern-most driveway to Rosenborg would shift further east, and some of the existing 

parking spaces along this driveway would be removed.  Eight new surface-parking spaces are proposed 

east of the driveway (demolition of building at 308 Mission is proposed).  Nine additional parking spaces 

are proposed in the first level of the new Mission Avenue IL Building. At buildout of the proposed 

Development Plan, there would be a total of 56 on-site parking spaces, an increase of 8 spaces above the 

48 existing parking spaces.  

 

Landscaping and Lighting: A proposed master landscape plan inventories the existing trees on the site, 

and includes a tree protection plan, preliminary plant list (including plants for bioretention areas), 

vegetation management, and exterior lighting plan, including lighting cut sheets for proposed fixtures.  

 

Other Public Agencies Whose Approval Is Required 

 

Bay Area Air Quality Management District (BAAQMD ) - The project would include a 500-kW 

emergency generator with an approximately 670 horsepower diesel engine. The diesel engine would 

require permits from the BAAQMD, since it will be equipped with an engine larger than 50 horsepower.  

 

Marin Municipal Water District (M MWD ) - Water hook-ups for 14 net new Independent Living units. 
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EXHIBIT 1 - LOCATION MAP  

EXHIBIT 1 - Vicinity and Zoning Map  
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EXHIBIT 2 - EXISTING CONDITIONS (AERIAL)  
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Note: Buildings that are shaded are proposed to be demolished 

  

EXHIBIT 3 - EXISTING SITE PLAN  
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 EXHIBIT 4 - PROPOSE SITE PLAN (ILLUSTRATIVE)  
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED  

 

The environmental factors checked below would be potentially affected by this project, involving at least 

one impact that is a "Potentially Significant Impact" as indicated by the checklist on the following pages. 

 Aesthetics   Agriculture/Forestry 

Resources  

 Air Quality 

 Biological Resources  Cultural Resources  Energy 

 Geology /Soils  Greenhouse Gas 

Emissions 

 Hazards & Hazardous 

Materials 

 Hydrology /Water Quality  Land Use /Planning  Mineral Resources 

 Noise  Population/Housing  Public Services 

 Recreation  Transportation  Tribal Cultural Resources 

 Utili ties/Service Systems  Wildfire                      Mandatory Finding of 

Significance 

DETERMINATION  

On the basis of this initial evaluation: 

 I find that the proposed project COULD NOT have a significant effect on the 

environment and a NEGATIVE DECLARATION will be prepared. 

 I find that although the proposed project could have a significant effect on the 

environment, there will not be a significant effect in this case because revisions in the 

project have been made by or agreed to by the project proponent. A MITIGATED 

NEGATIVE DECLARATION will be prepared. 

 I find that the proposed project MAY have a significant effect on the environment, and 

an ENVIRONMENTAL IMPACT REPORT is required. 

 I find that the proposed project MAY have a ñpotentially significant impactò or 

ñpotentially significant unless mitigated" impact on the environment, but at least one 

effect 1) has been adequately analyzed in an earlier document pursuant to applicable 

legal standards, and 2) has been addressed by mitigation measures based on the earlier 

analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT 

is required, but it must analyze only the effects that remain to be addressed. 

 I find that although the proposed project could have a significant effect on the 

environment, because all potentially significant effects (a) have been analyzed 

adequately in an EARLIER EIR or NEGATIVE DECLARATION pursuant to applicable 

legal standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or 

NEGATIVE DECLARATION, including revisions or mitigation measures that are 

imposed upon the proposed project, nothing further is required. 

 

 

_____________________________________ November 22 , 2021   

Signature  

Leslie Mendez, Planning Manager 
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EVALUATION OF ENVIRONMENTAL IMPACTS  

Evaluation of the Project environmental impacts is prepared as follows: 

 

1. A brief explanation is required for all answers except ñNo Impactò answers that are adequately 
supported by the information sources a lead agency cites in the parentheses following each question. 

A ñNo Impactò answer is adequately supported if the referenced information sources show that the 

impact simply does not apply to projects like the one involved (e.g., the project falls outside a fault 

rupture zone). A ñNo Impactò answer should be explained where it is based on project-specific 

factors, as well as general standards (e.g., the project would not expose sensitive receptors to 

pollutants, based on a project-specific screening analysis).  

 

2 All answers must take account of the whole action involved, including off-site as well as onsite, 

cumulative as well as project-level, indirect as well as direct, and construction as well as operational 

impacts.  

 

3.  Once the lead agency has determined that a particular physical impact may occur, then the checklist 

answers must indicate whether the impact is potentially significant, less than significant with 

mitigation, or less than significant. ñPotentially Significant Impactò is appropriate if there is 

substantial evidence that an effect may be significant. If there are one or more ñPotentially Significant 

Impactò entries when the determination is made, an EIR is required.  

 

4. ñNegative Declaration: Less Than Significant With Mitigation Incorporatedò applies where the 

incorporation of mitigation measures has reduced an effect from ñPotentially Significant Impactò to 

a ñLess Than Significant Impact.ò The lead agency must describe the mitigation measures, and briefly 

explain how they reduce the effect to a less than significant level.  

 

5.  Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, 

an effect has been adequately analyzed in an earlier EIR or negative declaration. Section 

15063(c)(3)(D). In this case, a brief discussion should identify the following: a) Earlier Analyses 

Used. Identify and state where they are available for review. b) Impacts Adequately Addressed. 

Identify which effects from the above checklist were within the scope of and adequately analyzed in 

an earlier document pursuant to applicable legal standards, and state whether such effects were 

addressed by mitigation measures based on the earlier analysis. c) Mitigation Measures. For effects 

that are ñLess than Significant with Mitigation Measures Incorporated,ò describe the mitigation 

measures which were incorporated or refined from the earlier document and the extent to which they 

address site-specific conditions for the project.  

 

6 Lead agencies are encouraged to incorporate into the checklist references to information sources for 

potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or 

outside document should, where appropriate, include a reference to the page or pages where the 

statement is substantiated.  

 

7.  Supporting Information Sources: A source list should be attached, and other sources used or 

individuals contacted should be cited in the discussion.  
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8.  This is only a suggested form, and lead agencies are free to use different formats; however, lead 

agencies should normally address the questions from this checklist that are relevant to a projectôs 

environmental effects in whatever format is selected.  

 

9.  The explanation of each issue should identify: a) the significance criteria or threshold, if any, used to 

evaluate each question; and b) the mitigation measure identified, if any, to reduce the impact to less 

than significance. 

 

I.  AESTHETICS 

Except as provided in Public Resources Code Section 

21099, would the project: 

 

    

a. Have a substantial adverse effect on a scenic vista? 

   

 

 

 

Discussion: 

Less Than Significant Impact:  A scenic vista is generally characterized as a panoramic view of attractive 

or impressive natural scenery. The scenic quality, sensitivity level and view access are important 

considerations when evaluating potential impacts on a scenic vista. For the purposes of CEQA review, and 

the City of San Rafael General Plan 2040 policies, impacts to public views are considered important 

protected resources. The following General Plan policy identifies important public views in the City. 
 

Community Design Policy CDP-1.5 (Views). Respect and enhance to the greatest extent 

possible, views of the Bay and its islands, wetlands, marinas,  a n d  canal waterfront, hillsides 

and ridgelines, Mt. Tamalpais, Marin Civic Center and St. Raphael' s church bell tower; as seen 

from streets, parks and publi c pathways. 

Program CDP-1.5A: Evaluating View Impacts. Consider the impact of proposed 

development on views, especially views of Mt Tamalpais and nearby ridgelines. Where 

feasible, new development should frame views of ridges and mountains and minimize 

reduction of views, privacy, and solar access. 

 

The proposed project would be considered an urban infill development project within the Montecito/Happy 

Valley neighborhood. Although the site is not located within the hillside district, the property slopes uphill 

from Mission Avenue (13-16 ft. elevation) to Belle Avenue (40-60 ft. elevation). The area north of the project 

site along Belle and Ridge Avenues is at a higher elevation, with views to the south toward the Canalfront 

and southwest toward Mt. Tamalpais.  New buildings proposed on the Aldersly campus have been designed 

and located so as to stay below the view corridors of homes above and not block or interfere with scenic 

vistas from adjacent public areas. Therefore, impacts on scenic vistas would be less than significant. 

(Sources: 1,  2, 3, 4, 5, 11) 
 



Significant 

Impact 

Less-than-

Significant with 

Mitigation 

Incorporated 

Less-than-

Significant 

Impact 

No  

Impact 

 

   17   326 and 308 Mission Avenue -  

Aldersly Retirement Community 

   

 

b. Substantially damage scenic resources, including, but not 
limited to, trees, rock outcroppings, and historic 

buildings within a state scenic highway? 
   

 

 

 

 

Discussion: 

No Impact: The project site is located approximately ¼-mile east of US 101.  This segment of US 101 is not 

a designated state scenic highway, nor is the project site visible from US 101 due to intervening structures, 

trees and topography. Therefore, the project would have no impact on scenic resources within a state scenic 

highway. However, it is noted that the Aldersly Retirement Community property is eligible for listing as a 

historic district in the California Register of Historical Resources (California Register). The impacts of the 

proposed project on historic resources is addressed under Section V. Cultural Resources, below. 

(Sources: 1, 2, 3, 4, 11)   

 
c. In non-urbanized areas, substantially degrade the 

existing visual character or quality of public views of the 

site and its surroundings? (Public views are those that 
are experienced from publicly accessible vantage point). 

If the project is in an urbanized area, would the project 
conflict with applicable zoning and other regulations 

governing scenic quality? 

    

Discussion: 

Less Than Significant Impact: The Aldersly campus is located within the Montecito/Happy Valley 

Neighborhood, one of San Rafaelôs oldest neighborhoods. The campus is currently developed with 

residential, administrative, and healthcare buildings connected by an extensive network of landscaped 

pedestrian paths and gardens.  The area surrounding the Aldersly campus is built out and contains a mix of 

residential, retail, and community uses. Therefore, the project site is considered an infill development in an 

urbanized area. 

 

Based on a review of City of San Rafael zoning requirements and design review criteria applicable to the 

proposed project, the project must be found consistent with the following as it relates to scenic quality: 

 

San Rafael Design Guidelines: 

The San Rafael Design Guidelines serve as a guide for evaluating new construction. The project proposes 

phased construction of new independent living buildings, a new service building and other improvements 

on the Aldersly campus, and therefore needs to demonstrate compliance with the Design Guidelines for 

residential development. Criteria applicable to the project are as follows: 

¶ Where necessary to replicate existing patterns or character of development, design techniques should 

be used to break up the volume of larger buildings into smaller units. For example, a building can be 

articulated through architectural features, setbacks and varying rooflines to appear more as an 

aggregation of smaller building components. 

¶ Transitional elements, such as stepped facades, roof decks and architectural details that help merge 

larger buildings into an existing neighborhood should be used. 

¶ Adjacent buildings should be considered, and transitional elements included to minimize apparent 

height differences. 
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¶ There should be a clear, well-defined sense of entry from the street to the building. 

¶ Where possible, the entrances of street front units should be oriented towards the street rather than to 

the interior of the lot or to the parking lot. The placement and size of windows in the building should 

be consistent with the overall building design and the neighborhood streetscape. Where windows do 

not reflect an existing pattern, greater attention should be paid to other means such as balcony 

overhangs, porches, materials, colors, etc. of articulating the facade. 

¶ Window proportions should be consistent with the proportions of the building and with other 

windows on the building. 

¶ Windows should overlook the street, parking and public areas to permit surveillance and increased 

safety. 

¶ Driveway cuts and widths should be minimized and designed in compliance with zoning. 

¶ Where possible, ground level parking areas should be recessed or placed to the rear of building's 

facade. 

¶ Design for adequate vehicle maneuverability in parking areas. Vehicles should not back out from a 

parking space onto the street. 

¶ Minimize large paved areas, for example by using alternative materials (i.e., turf block, stamped 

concrete or pavers). 

¶ For multifamily buildings, parking should be distributed to provide easy access to units and/or 

building entrances. Visible front or structured parking should be screened, landscaped or have an 

articulated design. 

¶ Landscaped areas adjacent to sidewalks are encouraged. 

¶ Limit the intensity of lighting to provide for adequate site security and for pedestrian and vehicular 

safety. 

¶ Shield light sources to prevent glare and illumination beyond the boundaries of the property. 

¶ Lighting fixtures should complement the architecture of the project. 

 

PD Development Standards  

¶ ñ[T]the campus pattern of tightly landscaped pathways, terraces, open courtyards and decks, and 
garden areas will be replicated to the extent feasible as approved through design review.ò 

 

The proposed phased development of the Aldersly campus has been reviewed for consistentcy with design 

criteria applicable to this type of development. The project incorporates terraces, varied rooflines and 

building stepbacks that break up the mass of the buildings from key vantage points along Mission and Belle 

Avenues. Proposed light fixtures are appropriate for the use of the site and would be required to comply with 

the Cityôs lighting requirements. 

 

The Project would require the removal of mature trees and other landscaping to make way for new buildings. 

An inventory of existing trees on the property identifies trees proposed to be removed at each of the four 

phases of site development. A total of 77 trees are proposed to be removed, most of them non-native, 

ornamental species (Japanese maple, juniper, Crape myrtle, flowering plum, fruiting and fruitless mulberry), 

and one large palm tree along Mission Avenue is proposed to be relocated. None of the trees to be removed 

are considered to have "significant" status per the San Rafael Municipal Code. While the total number of 

trees to be removed is substantial, removal of the trees would occur gradually over many years as required 

to make way for the phased development, many are located within the interior of the site, many existing 
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mature trees would remain, and new landscaping, including a variety of trees, is proposed. As stated in the 

approved and proposed PD Development Standards ñ[T]the campus pattern of tightly landscaped pathways, 

terraces, open courtyards and decks, and garden areas will be replicated to the extent feasible as approved 

through design review.ò 

 

A proposed master landscape plan (Sheets L0.0 - L6.0) addresses the existing trees on the site, a tree 

protection plan, preliminary plant list (including plants for bioretention areas), vegetation management, and 

exterior lighting plan, including lighting cut sheets for proposed fixtures. Sheet L5.2 provides a preliminary 

landscape plan specific to Phase 1 development, and Sheet L5.3 provides an illustrative landscape master 

plan for the entire Aldersly campus at proposed buildout of the Development Plan (Phases 1-4). Special 

attention was given to the Mission Avenue streetscape where some perimeter landscaping and trees are 

proposed to be removed to make way for new buildings.   

 

Although the new buildings would replace existing buildings on the Aldersly campus, they would not block 

scenic views. The larger new structures, such as the Mission Avenue IL Building, have the potential to affect 

the scenic quality of the site as viewed from adjacent streets, the Project incorporates terraces, varied rooflines 

and building stepbacks that would break up the mass of the buildings from key vantage points along Mission 

and Belle Avenues. In addition, the Project includes extensive landscaping, including several trees, along 

Mission Avenue that would provide an attractive streetscape. For these reasons, the potential for visual 

degradation is less than significant.  Furthermore, the Project is subject to an environmental and design review 

permit in accordance with Chapter 14.25 of the San Rafael Municipal Code. This chapter outlines how the 

environmental and design review permits implement general plan policies which guide the location, function, 

and appearance of development in such a way that protects the natural environment and assures the 

development is harmonious with existing development and the natural environment. Section 14.25.050, 

Review Criteria, outlines the criteria by which environmental and design review is conducted, including 

consistency with plans, building materials, site design, utilities, and landscaping. Approval of  the 

Environmental and Design Review Permit requires that the project be found to be substantially consistent 

with the Review Criteria referenced above.  

(Sources: 1, 2, 3, 4, 5, 11) 

 
d. Create a new source of substantial light or glare which 

would adversely affect day or nighttime views in the 

area? 
    

Discussion: 

Less Than Significant Impact. The project would involve the redevelopment of an infill property, and 

includes demolition of six existing buildings, construction of three new buildings, and 

additions/renovations to four existing buildings, as well as new landscaping and exterior lighting. This 

would result in the introduction of new sources of interior and exterior lighting that could affect nighttime 

views.  

 

Based on the number and type of lighting fixtures identified on the architectural and landscape plans for 

proposed new site development, lighting levels would roughly approximate the existing condition and be 

similar to urbanized development nearby; therefore, lighting levels would not be excessive and would meet 

the City of San Rafael minimum illumination standards for safety at all exterior doorways, parking areas 
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and ground level walkways. Specific lighting levels would be subject to review as part of a required post-

installation lighting review by Planning staff, pursuant to SRMC Section 14.16.227. No mitigation is 

required.

(Sources: 1, 2, 3, 5) 

 

II.  AGRICULTURE  AND FOREST RESOURCES 

In determining whether impacts to agricultural resources are significant 

environmental effects, lead agencies may refer to the California Agricultural Land 

Evaluation and Site Assessment Model (1997) prepared by the California Dept. of 

Conservation as an optional model to use in assessing impacts on agriculture and 

farmland. In determining whether impacts to a forest resources, including 

timberland, are significant environmental effects, lead agencies may refer to 

information compiled by the California Department of Forestry and Fire Protection 

regarding the stateôs inventory of forest land, including the Forest and Range 

Assessment Project and the Forest Legacy assessment Project; and forest carbon 

measurement methodology provided in Forest Protocols adopted by the California 

Air Resource Board. Would the project:  

 

  

a. Convert Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance (Farmland), as 

shown on the maps prepared pursuant to the Farmland 
Mapping and Monitoring Program of the California 

Resources Agency, to non-agricultural use? 

    

b. Conflict with existing zoning for agricultural use, or a 

Williamson Act contract?     

c. Conflict with existing zoning for, or cause rezoning of, 
forest land (as defined in Public Resources Code section 

12220(g)), timberland (as defined by Public Resources 

Code section 4526), or timberland zoned Timberland 
Production (as defined by Government Code section 

511104(g)) ? 

    

d. Result in the loss of forest land or conversion of forest 

land to non-forest use?     

e. Involve other changes in the existing environment 
which, due to their location or nature, could result in 

conversion of Farmland, to non-agricultural use or 

conversion of forest land to non-forest use? 
    

 

Discussion: 
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No Impact: The project site is located within the Montecito/Happy Valley Neighborhood, one of San 

Rafaelôs oldest neighborhoods, and has a General Plan Land Use designation of High Density Residential 

The site is presently developed with residential, administrative, and healthcare buildings connected by an 

extensive network of landscaped pedestrian paths and gardens and on-site parking. The site is not prime 

farmland. There are no Williamson Act contracts associated with the subject property and the property is not 

zoned for agricultural use. The proposed project would require the removal of trees and other vegetation on 

the site, but nothing that is designated as forest land or timberland zoned Timberland Production. Therefore, 

no impact would result from the project.    

(Sources: 1, 2, 3, 4) 

 

III.  AIR QUALITY  

Where available, the significance criteria established by the 

applicable air quality management district or air pollution control 

district may be relied upon to make the following determinations. 

Would the project: 

 

   

a. Conflict with or obstruct implementation of the 

applicable air quality plan?     

Discussion: 

No Impact. The project site is in Marin County, which is located within the San Francisco Bay Area Air 

Basin (SFBAAB). The Bay Area Air Quality Management District (BAAQMD) is responsible for assuring 

that the Federal and California Ambient Air Quality Standards are attained and maintained in the SFBAAB. 

The Bay Area meets all ambient air quality standards with the exception of ground-level ozone, respirable 

particulate matter (PM10), and fine particulate matter (PM2.5). 

 

The BAAQMD California Environmental Quality Act (CEQA) Air Quality Guidelines were prepared to 

assist in the evaluation of air quality impacts of projects and plans proposed within the Bay Area. The 

guidelines provide recommended procedures for evaluating potential air impacts during the environmental 

review process consistent with CEQA requirements including thresholds of significance, mitigation 

measures, and background air quality information. They also include assessment methodologies for air toxics, 

odors, and greenhouse gas emissions. 

 

In June 2010, BAAQMD adopted thresholds of significance to assist in the review of projects under CEQA 

and these significance thresholds were contained in the Districtôs 2011 CEQA Air Quality Guidelines. These 

thresholds were designed to establish the level at which BAAQMD believed air pollution emissions would 

cause significant environmental impacts under CEQA. The thresholds were challenged through a series of 

court challenges and were mostly upheld.  BAAQMD updated the CEQA Air Quality Guidelines in 2017 to 

include the latest significance thresholds that were used in the Air Quality analysis prepared for the proposed 

project. 

 

The BAAQMD adopted the 2017 Clean Air Plan, Spare the Air, Cool the Climate (2017 Clean Air Plan) on 

April 19, 2017, making it the most recent adopted comprehensive plan. The 2017 Clean Air Plan incorporates 
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significant new scientific data, primarily in the form of updated emissions inventories, ambient 

measurements, new meteorological episodes, and new air quality modeling tools.  

 

Plans must show consistency with the control measures listed within the Clean Air Plan. At the project-level, 

there are no consistency measures or thresholds. The proposed project would not conflict with the latest Clean 

Air planning efforts since 1) project would have emissions below the BAAQMD thresholds (see below), 2) 

the project would be considered urban infill, and 3) the project would be located near transit with regional 

connections.   

 

It is noted that the BAAQMDôs 2017 Clean Air Plan strategy is based on regional population and employment 

projections in the Bay Area compiled by ABAG, which are based in part on citiesô General Plan land use 

designations. The Final EIR certified for General Plan 2040 concludes that the proposed General Plan 2040 

would be consistent with the goals of the 2017 Clean Air Plan. For these reasons there would be no impact.  

(Sources: 1, 2, 3, 5, 9, 16, 19) 
 

b. Result in a cumulatively considerable net increase any 

criteria pollutant for which the project region is non ï 
attainment under an applicable federal or state ambient 

air quality standard? 
    

Discussion: 

Less Than Significant Impact. The Bay Area Air Quality Management District (BAAQMD) is the lead 

agency in developing plans to address attainment and maintenance of the National Ambient Air Quality 

Standards and California Ambient Air Quality Standards in the Bay Area.  The Bay Area is considered a non-

attainment area for ground-level ozone and PM2.5 under both the Federal Clean Air Act and the California 

Clean Air Act. The Bay Area is also considered nonattainment for PM10 under the California Clean Air Act, 

but not the federal act. The Bay Area has attained both State and federal ambient air quality standards for 

carbon monoxide. As part of an effort to attain and maintain ambient air quality standards for ozone and 

PM10, the BAAQMD has established thresholds of significance for these air pollutants and their precursors. 

These thresholds are for ozone precursor pollutants (ROG and NOx), PM10, and PM2.5 and apply to both 

construction period and operational period impacts. 

 

In June 2010, BAAQMD adopted thresholds of significance to assist in the review of projects under CEQA 

and these significance thresholds were contained in the Districtôs 2011 CEQA Air Quality Guidelines. These 

thresholds were designed to establish the level at which BAAQMD believed air pollution emissions would 

cause significant environmental impacts under CEQA. The thresholds were challenged through a series of 

court challenges and were mostly upheld. BAAQMD updated the CEQA Air Quality Guidelines in 2017 to 

include the latest significance thresholds that were used to analyze the proposed Project are summarized in 

Table AQ-1, below. 
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Table AQ-1.  Community Risk Significance and GHG Thresholds 

 
 

Construction Period Emissions 

The California Emissions Estimator Model (CalEEMod) Version 2016.3.2 was used to estimate emissions 

from on-site construction activity, construction vehicle trips, and evaporative emissions.  The project land 

use types and size, and anticipated construction schedule were input to CalEEMod. The CARB EMission 

FACtors 2017 (EMFAC2017) model was used to predict emissions from construction traffic, which includes 

worker travel, vendor trucks, and haul trucks.  

 

Average daily emissions were annualized for each year of construction by dividing the annual construction 

emissions by the number of active workdays during that year. The conclusion of this analysis is that 

construction period emissions would not exceed the BAAQMD significance thresholds of 54 lbs. per day for 

ROG, NOx and PM2.5, or 82 LBS. per day for PM10. Construction activities, particularly during site 

preparation and grading, would temporarily generate fugitive dust in the form of PM10 and PM2.5. Sources of 










































































































